
 

FREDERICK COUNTY PLANNING COMMISSION 

 August 8, 2018 
 

 
 

 Urbana Elementary School 
  

 

 SP-07-20, AP #18412, FRO #18414,  
 APFO #18413  

 
 

 
The Applicant is requesting Site Development Plan approval for  a 
725-student capacity, 2-story elementary school (97,811 SF gross 

floor area, 64,851 SF building footprint) on a 19.88-acre lot.  The 
existing school building of 64,133 SF will be demolished and 

replaced with this new building. 
   

 

 

 

ADDRESS/LOCATION: 3554 Urbana Pike, Urbana 
TAX MAP/PARCEL: Tax Map 96, Parcel 71 
COMP. PLAN: Institutional 

ZONING: R-1 
PLANNING REGION: Urbana 

WATER/SEWER:   W-3/S-5 (pending approval from MDE for S-3) 
 

   
 

APPLICANT: Board of Education of Frederick County 

OWNER: Board of Education of Frederick County  
ENGINEER/PLANNER: Adtek Engineers, Inc.; Grimm+Parker Architects 

 

 Jerry Muir 
  

 

RECOMMENDATION: Conditional Approval 
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ISSUE 
 
Development Request 
 
The Applicant is requesting Site Development Plan Approval for a 2-story, 725-student elementary school 
and associated playing fields to be constructed on a 19.88 acre parcel currently occupied by the present 
Urbana Elementary School, which is to be demolished.   The site is zoned R-1 and the proposed use is 
being reviewed as a “Public school” under the heading of Governmental and Nongovernmental Utilities, 
per Section 1-19-5.310 (Use Table) of the Zoning Ordinance.  
 
The 2-story school building itself measures 97,811 sf (gross floor area) with a building footprint of 64,851 
sf. The total impervious surface area on the site is 242,618 sf, or 28% of the total site area. In addition to 
parking and vehicular drive aisles for both cars and school buses, the Site includes multi-use playing fields, 
hard- and soft-surface outdoor areas for student use, and internal sidewalks connecting to Urbana Pike.   
To the rear of the building a hard surface play area is provided that can be called into service as a pad for 
(6) temporary classroom units if needed in the future.  These potential portable classrooms are not being 
reviewed as part of this site plan and will require a future site plan review if and when their installation 
becomes necessary. 
 

 
 
 
The proposed Urbana Elementary School Site Development Plan is subject to both the standard site plan 
criteria, FRO and APFO requirements.  
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BACKGROUND 
Development History 
 
The Urbana Elementary School site was originally constructed as a one story, 64,133 sf building in the 
1960’s. In 2007 a site plan (SP07-20) was reviewed and approved to add four portable classrooms and up 
to 12 additional future classrooms when needed.  A bio-swale was added to the north side of the lot as 
part of the project.   

 

Existing Site Characteristics 

 
The proposed school site is fully developed.  It is bounded to the east by Urbana Pike (Route 355) and 
residential development across the road. To the west by the right of way for I-270.  The Urbana Fire 
Department is to the north and to the south is a commercial development, Casa Bella, which is nearing 
completion.  
 

 
ANALYSIS 
 
Summary of Development Standards, Findings, and Conclusions 
 
The site of this proposed Urbana Elementary School is located in the R-1 Residential zoning district and 
must comply with the general Site Plan Review criteria in Section 1-19-3.300.4 as well as to the general 
development standards set forth in Section 1-19-6 of the Zoning Ordinance.  
 
Key issues related to the proposed Site Plan include: 

- Creating a safe internal circulation on the site to accommodate school bus movements as well as 
the queuing of private cars dropping off and picking up students at the school 

- Maintaining a safe and convenient pedestrian environment. 

- Accommodating playing fields and recreational areas as required by FCPC’s school facility program 
 

The Applicant has presented a site plan that retains the current building orientation with the majority of 
parking between the school and the public street.  This minimizes grading costs while still providing 
pedestrian access and creating a situation that allows the separation of the school bus traffic from the 
private automobile access to the school site.  
 
Site Development Plan Approval shall be based upon the criteria found in Section 1-19-3.300.4 Site 
Plan Review Approval Criteria of the Frederick County Zoning Ordinance. 
 
Site Development, Section 1-19-3.300.4 (A): Existing and anticipated surrounding land uses have 
been adequately considered in the design of the development and negative impacts have been 
minimized through such means as building placement or scale, landscaping, or screening, and an 
evaluation of lighting.  
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Findings/Conclusions 
 
1. Dimensional Requirements/Setbacks and Height, Section 1-19-6.100   
  
 The Applicant proposes the following building height and setbacks: 

 
Building Height 32’ 
Maximum Building Height allowed in a residential zone is normally 30 feet.  However, Section 
19-6.160 Height Modification states “The building heights of this chapter do not apply to: 
 Item (C) schools ”provided that for each three feet by which the height of such structure 
exceeds the maximum generally permitted for structures in the district, the required side and 
rear yards measurements will be increased by an additional foot.” The school is situated from 
the property lines well in excess of the requirements for this modification.     

 
     Req.    Proposed 
 Front Setback:  40-ft.    265 ft 

Side Setback:   50-ft.     115-140 ft 
Rear Setback:  50-ft. (adjacent to I-270) 900+ ft 

 
   
 The design and layout of the school structure and its associated outdoor use areas provides 

for ample space between side and rear property boundaries. The proposed building as shown 
on the Site Development Plan greatly exceeds the minimum setbacks, as illustrated above.  

  
 All dimensional standards to have been satisfied.  
   
2. Signage, Section 1-19-6.320: Signage must comply with Zoning Ordinance Sections 1-19-

6.300 through 1-19-6.340. The proposed signage plan identifies and distributes site signage 
based upon the following calculation: 

 
 Maximum Signage Area Permitted (Schools):  32 sq. ft. 
 Signage Area identified on Site plan:      32 sq. ft. (each side of free-standing sign) 

 Maximum Sign Height:    12 ft. 
 Proposed Sign Height:    6 ft. 
 Required Sign Setback:    ½ front, rear, side setback (20’ front yard) 
 Provided Sign Setback    100 ft. 
 

 Additional directional signage will be provided throughout the site to facilitate separation of 
vehicular traffic (parking vs. drop-off/pick-up) and to direct drivers to appropriate parking areas 
within the site. Per Zoning Ordinance section 1-19-6.310(J) on-site directional signage is not 
included in the maximum sign size.   

 
 The signage information provided in the Site Development Plan application  demonstrates that 
 the Applicant will meet the requirements of the Zoning Ordinance for signs for the 
 proposed use (Public School) per Section 1-19-6.320(4). 

  
3. Landscaping, Section 1-19-6.400: The Applicant has submitted a landscape plan in 

accordance with Zoning Ordinance Section 1-19-6.400. Landscaped screening of parking 
areas is sufficient as shown.  Native plants create the majority of the proposed plantings on 
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site and the trees have been adjusted to avoid utility conflicts.  The applicant has provided a 
table on the landscape plan demonstrating sufficient canopy cover in the parking areas to 
provide the 20% required canopy coverage.   

 
Per 1-19-6.400 requires one street tree per every 35’ of roadway frontage, therefore 15 street 
trees are required. Street trees are provided as required, with some limited spacing 
adjustments for utilities and sight distance at the entrances.  
 

4. Lighting, Section 1-19-6.500: The Applicant has provided a lighting plan in accordance with 
Zoning Ordinance Section 1-19-6.500. Multiple pole-mounted lamps are provided on site as 
shown on the lighting plan. The plan meets the standards in the Zoning Ordinance with the 
exception of the 22.5-foot tall pole-mounted lights (20’ poles and 2.5’ base). The Applicant has 
requested a modification of the 14-foot maximum lighting height for uses in the residential 
district as provided in Section 1-19-6.500(G) (Exhibit 2).  As they point out in their request, 
there is no spillage from the site except in the vicinity of the gas easement along the southern 
entrance; the overlap is very minor and should have no noticeable visual effect.  A similar 
modification was granted by the Planning Commission for Sugarloaf Elementary in September, 
2014. 

 
Conditions: The Applicant is seeking a modification of the lighting pole height requirement to permit 
a 22.50-ft. tall pole light height. Staff has no objection to this request for lighting fixtures internal to the 
site.   
 
Transportation and Parking, Section 1-19-3.300.4 (B): The transportation system and parking 
areas are adequate to serve the proposed use in addition to existing uses by providing safe and 
efficient circulation, and design consideration that maximizes connections with surrounding land uses 
and accommodates public transit facilities. Evaluation factors include: on-street parking impacts, off-
street parking and loading design, access location and design, vehicular, bicycle, and pedestrian 
circulation and safety, and existing or planned transit facilities.  
 
Findings/Conclusions 
 
1. Access/Circulation: The Applicant proposes a split vehicular access design for the school site 

in order to effectively separate school bus traffic from those automobiles entering the school 
property to park or to pick-up/drop-off a student. All drive aisles are sufficiently wide to provide 
for emergency vehicle access as well as allowing for shared use of the paved surfaces. The 
Site Plan incorporates a student drop-off/pick-up queuing loop on the northern side of the 
school that provides a looping queue through the rear of the site that creates space for stacking 
dozens of vehicles.  This loop incorporates a gated hard surface play area that during these 
peak times can be opened to allow an extension of the loop. Of course, school staff will have 
to educate parents on the most efficient way to use the pick-up lane, but ultimately, it should 
provide much more off street pick-up access than often found in schools. 

  
 The school bus access to the site occurs on the building’s southern side with the actual bus 

lanes and boarding areas located at the building’s rear, invisible from school’s frontage along 
Urbana Pike. Additional vehicle parking occurs in this area as well, presumably for staff. 

   
2. Connectivity, Section 1-19-6.220 (F): The Site, as planned, will be well connected to the local 

road network as well as to adjacent development. The two driveways are well spaced and 
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plantings have been adjusted to maximize sight distance.  A public sidewalk will cross the 
entire site with site access points located at the north side of the two driveways.  

 
3. Public Transit: This site is not directly served by any current County or regional transit service. 

A 50-foot wide transportation reservation is provided on this Site Development Plan along the 
I-270 right-of-way, either for a potential future transit corridor facility or the widening of I-270. 

 
4. Vehicle Parking and Loading, Section 1-19-6.200 through 1-19-6.220: Pursuant to Section 

1-19-6.220 of the Zoning Ordinance, parking space requirements for the proposed land use 
are as follows: 

  
 Public School 
 Parking Required: 166 spaces (2 spaces per classroom plus 1 space per 8 assembly seats)  
 Parking Provided: 187 spaces (includes 41 classrooms, 6 portable classrooms, and assembly 

seating capacity for 575 persons) 
 
 Parking Distribution: Visitor Lot (92 spaces); Staff Lots (50 spaces); After Hours (45 spaces) 
  
 Staff notes that the 45 “after hour” spaces are located to the rear of the school and occupy an 

area used as a hard surface play area during school hours and for queueing at pick-up time.  
The spaces are not available during normal hours, which means that 142 of the required 166 
spaces would be accessible during that time.  This does require the Board of Education to 
request a parking modification for 24 of the required 166 spaces.  Their modification request is 
attached to the staff report (Exhibit 2).  Staff is in support of this request. 

    
 Loading Space Requirement: 7 large spaces or 2 small and 5 large spaces required; 1 large 

space provided.  In the parking tabulation chart on the cover sheet, FCPS has described that 
deliveries are by step vans only (no tractor trailers). The Applicant has requested a modification 
of standards in Section 1-19-6.210 to allow for 1 large loading space instead of the required 7 
large spaces which are not needed for the proposed public school use (Exhibit 2).  A 
modification for loading spaces was also granted by the Planning Commission in September, 
2014 for the Sugarloaf Elementary school.  Staff also has no objections to this request. 

    
5. Bicycle Parking: The Zoning Ordinance (Section 1-19.6.220(H) requires bicycle parking to be 

provided for buildings 5,000 sf. in size or greater. Each school use (grades K-8) requires the 
provision of one bicycle rack per classroom. Each rack must accommodate two parked 
bicycles. The Applicant is showing 41 bike racks in two locations; providing bicycle parking for 
32 bikes to the rear of the school and 50 bicycles in the north-east front. There are 41 
classrooms planned for this school which would require parking for 82 bicycles. The 41 bike 
racks shown are generally located in well-illuminated, hard-surfaced areas within close 
proximity to building entrances.  

 
6. Pedestrian Circulation and Safety, Section 1-19-6.220: 

Pedestrian access to and from the  site is accommodated primarily via the sidewalk 
connections emanating from the northern  side of both driveways and will connect to the 
surrounding Urbana neighborhoods. Crosswalks are provided at logical locations that will 
enhance the safety and convenience of the network for pedestrians in the vicinity.  
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Conditions: The Planning Commission must find the parking and loading space modifications 
acceptable when the motion for approval is made.  Staff has no objection to either modification 
request.  
 
Public Utilities, Section 1-19-3.300.4(C): Where the proposed development will be served by 
publicly owned community water and sewer, the facilities shall be adequate to serve the proposed 
development. 
 
Findings/Conclusions 
 
1. Public Water and Sewer Service: The site is to be served by public water and sewer and is 

classified W-3/S-5.  As noted in the APFO section below, the site has received County approval 
for a change to S-3.  This change is pending MDE approval. 

 
Natural Features, Section 1-19-3.300.4(D): Natural features of the site have been evaluated and to 
the greatest extent practical maintained in a natural state and incorporated into the design of the 
development. Evaluation factors include topography, vegetation, sensitive resources, and natural 
hazards. 
 
Findings/Conclusions 
 
1. Topography: The school site is currently developed.  There will be additional grading to 

accommodate the new design.  The topography to the rear will remain largely unchanged.   
 
2. Vegetation: The Applicant is proposing a new landscape plan in conjunction with the new 

design.  Existing areas of forest and tree lines to the rear of the site will remain.  
 
3. Natural Hazards: Wetlands are indicated on both the north and south side of the site and their 

protection is incorporated into the site design. 
 
 
Common Areas, Section 1-19-3.300.4(E): If the plan of development includes common areas and/or 
facilities, the Planning Commission as a condition of approval may review the ownership, use, and 
maintenance of such lands or property to ensure the preservation of such area, property, and facilities 
for their intended purposes. 
 
Findings/Conclusions 
 
1. Proposed Common Area: As a public school, the facility will serve the neighborhood and 

greater community as a gathering space. Several open areas to the rear of the building are 
available for such purposes.   

 

Other Applicable Regulations 
 
Stormwater Management – Chapter 1-15.2:  Storm water management (SWM) shall be designed in 
accordance with the 2009 Maryland Storm Water Design Manual, including all revisions and all 
supplements.  SWM concept/development plans must be submitted and reviewed by staff. A final 
SWM plan must be provided as part of the Improvement Plans submittal. 
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Adequate Public Facilities Ordinance (APFO): 

Schools: Schools are not impacted because the development of the property is a non-residential 
use. 
 
Water and Sewer: The Property has a water and sewer classification of W-3/S-5. The public 
sewer and water facilities are currently adequate to serve the project.  The Board of Education 
requested and received approval from the County to reclassify the sewer as S-3 at their meeting 
on July 18, 2018.  Until MDE approves the County recommendation, the W-3/S-5 remains in 
effect. Staff believes the S-3 classification will be approved by the State. 
 
Road Improvements: This project is given a credit for trips generated by the existing 
elementary school. The project will generate 250 am and 49 pm new weekday peak hour trips, 
but is not required to mitigate road improvements that do not satisfy the standards per §1-20-
30(A), because the 50 trip threshold is not exceeded in the peak hour of the adjacent street, 
which is the pm peak hour.   
 
However, the developer is required to provide fair share contributions to existing road escrow 
accounts per §1-20-12(H).  Prior to building permit issuance, the developer has agreed to pay 
$6,996 to the road escrow accounts as described in the attached LOU (Exhibit 5).   

 
 The APFO approval is valid for three (3) years from the date of Commission approval; 
 therefore, approval today would mean the APFO expires on August 8, 2021. 

 
 

Forest Resource Ordinance § 1-21:   
The Applicant has submitted a Combined Preliminary/Final Forest Conservation Plan. The plan set 
outlines the forest conservation mitigation requirements for the 19.88-acre property. The property 
contains 0.61 acres of existing forest. The Applicant proposes to place the entire 0.61 acres of forest into 
a FRO easement and plant an additional 0.26 acres in three small pockets directly adjacent to the 
existing forest. Total mitigation provided is 3.11 acres, comprised of 0.61 acres of forest retention, 0.26 
acres of forest planting, and by the transfer of 2.24 acres of “New” forest banking credits, purchased on 
July 12, 2018. (Site Plan note 27 must be amended to include the use of banking credits) 
 
The site contains 23 specimen trees (trees 30” or greater in diameter). The Applicant is proposing to 
remove four (4) specimen trees; the remaining 19 specimen trees will be retained and protected.  
 
The Applicant is seeking a modification of the Forest Resource Ordinance (FRO) to permit the removal of 
the following four (4) specimen trees under the provisions of §§1-21-21 and 1-21-40:   

 

Tree ID 

# 

Size and Species Location Condition 

1 33” Pin Oak Northwest corner of property Good 

3 32” Pin Oak 
Along western property line in northwestern 

portion of property  
Fair 

31 40” Red Oak Near southern wing of new school Excellent 
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34 36” Pin Oak 
Near eastern property line in northeastern 

portion of property 
Good 

The Applicant’s FRO Modification Request (Exhibit 4) discusses each tree, its condition, and why its 
removal is proposed: 
 

 Tree #1 is in good condition with no structural defects. However, based on the proposed plan, the 
tree is located within the area designated for the installation of a new water meter vault and water 
line to the new school.  

 Tree #3 exhibits crown dieback, dead limbs, and heavy pruning. The Applicant notes that the plan 
cannot be altered to save this tree due to the proposed SWM facility, a new sidewalk, and required 
site grading.  

 Tree #31 is in excellent condition. This tree is within the over-dig area for the new school and 
cannot be saved due to the extensive grading and site improvements required. 

 Tree #34 is in good condition. The applicant notes that the plan cannot be altered to save this tree 
due to the proposed SWM facility and associated site grading required to construct the access 
drive. 

 
Per §1-21-40 of the FRO, nonhazardous specimen trees must be retained unless reasonable efforts 
have been made to protect them, the plan cannot reasonably be altered, and the FCPC finds that that 
the requirements for granting a modification have been met.  
 
§ 1-21-21. MODIFICATIONS. 
(A) Modification requests. A person may submit a request to the Frederick County Planning Commission 
(FCPC) for a modification from this chapter or the requirements of Md. Code Ann., Natural Resources 
Article, §§ 5-1601 through 5-1612, if the person demonstrates that enforcement would result in 
unwarranted hardship to the person. 
 
(B) Required information. An applicant for a modification shall: 
(1) Describe the special conditions peculiar to the property that would cause the unwarranted hardship; 
(2) Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by 
others in similar areas; 
(3) Verify that the granting of the modification will not confer on the landowner a special privilege that 
would be denied to other applicants; 
(4) Verify that the modification request is not based on conditions or circumstances that are the result of 
actions by the applicant; 
(5) Verify that the request does not arise from a condition relating to land or building use, either permitted 
or nonconforming, on a neighboring property; and 
(6) Verify that the granting of a modification will not adversely affect water quality. 
 
(C) Modification approval. The FCPC must make a finding that the applicant has met the requirements in 
subsection (B) of this section and that enforcement would cause the applicant unwarranted hardship 
before the FCPC may approve any modification. [Emphasis added.] 
 
In order for the FCPC to grant a modification to allow the removal of specimen trees, the FCPC must 
find: 

 that reasonable efforts have been made to protect the specimen trees and that the plan cannot 
reasonably be altered (in accordance with § 1-21-40 (B)(1), and; 

 that the Applicant meets the six criteria outlined under §1-21-21 (B) (a detailed discussion of the 
six criteria is provided in the Applicant’s modification request) 

 
Conditions of Approval 

 The Preliminary/Final FRO plan must be approved prior to Site Plan approval. FRO 
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mitigation must be provided prior to applying for grading permits or building permits, whichever is 
applied for first. 

 

 
Historic Preservation – Chapter 1-23:  No adverse impacts to historic resources are anticipated 
as a result of this development proposal. 
 
 

Summary of Agency Comments 
 
Other Agency or Ordinance 
Requirements 

Comment 

 Development Review 
Engineering (DRE): 

Conditionally Approved 

Development Review 
Planning: 

Conditionally Approved 

State Highway Administration 
(SHA): 

Approved 

DUSWM Div. of Utilities and 
 Solid Waste 

Conditionally Approved 

APFO Approved 

Street Name/Addressing Approved 

Health Dept.  Conditionally Approved 

Office of Life Safety Approved 

Forest Resource Ordinance Conditionally Approved 

DPDR Traffic Engineering Approved 

Historic Preservation Approved 
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RECOMMENDATION 
 
Staff has no objection to Conditional Approval of the Site Development Plan subject to the conditions 
and modifications noted below. If the Planning Commission conditionally approves the Site Plan, the 
plan is valid for three (3) years, or until August 8, 2021. 
 
Based upon the findings and conclusions as presented in the staff report, the application meets or will 
meet all applicable zoning, APFO, and FRO requirements once the following conditions are met: 
 
Approval of the following modification requests 
 
 
1. Planning Commission approval of the modification of the 14-foot maximum height for light poles 

in a residential district as provided in Section 1-19-6.500(G) to allow 22.5-ft tall pole mounted 
lights.  

2. Planning Commission approval of the requested modification of the required loading space 
standard to reduce the number of large spaces from the required (7) to the proposed (1) large 
space.  A modification of six loading spaces. 

3 Planning Commission approval of the requested parking modification of 24 spaces. 
4. Planning Commission approval of the Forest Resource Ordinance modification request to allow 

the removal of the four (4) specimen trees noted in the staff report 
 
 
 
Staff Conditions  
 

1. Address all agency comments as the plan proceeds through to completion. 
2. Add the building height to the notes and  reference the Ordinance modification 
3. Correct the parking count to 187 spaces. 
4. Execution of the LOU and FRO documents prior to final site plan approval.  
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PLANNING COMMISSION ACTION 
 

MOTION TO APPROVE WITH CONDITIONS 
 
I move that the Planning Commission APPROVE Site Plan SP-07-20 (AP #18412), FRO (AP #18414, and 
APFO (APFO #18413) with the modifications and conditions as listed in the staff report for the proposed 
Urbana Elementary School, based on the findings and conclusions of the staff report and the testimony, 
exhibits, and documentary evidence produced at the public meeting. 
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EXHIBIT 1 - RENDERED SITE PLAN 
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EXHIBIT 2 – PARKING AND LIGHTING MODIFICATION REQUESTS 
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EXHIBIT 3 – BUILDING ELEVATIONS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



   
  

 Urbana Elementary School 
Site Development Plan 

    August 8, 2018 
Page 17 of 29 

 

EXHIBIT 4 – FRO MODIFICATION 
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Letter of Understanding: Exhibit 5 
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